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Appendix Table 1: Demographic Overview

Clayton Downtown Retail Analysis

2000 2009 2014 2000 2009 2014

00-'08

CAGR

08-'13

CAGR

Population 12,825        15,453        15,246        2.09% -0.27% 1,016,315     1,002,250     991,496        -0.15% -0.22%

Households 5,370          5,220          5,141          -0.31% -0.30% 404,312        406,446        404,486        0.06% -0.10%

Avg. HH Size 2.09            2.06            2.05            -0.16% -0.10% 2.47              2.42              2.40              -0.23% -0.17%

Race

White 84.9% 76.1% 72.8% -1.21% -0.88% 76.8% 73.4% 71.4% -0.50% -0.55%

Black 7.8% 9.8% 10.8% 2.57% 1.96% 19.0% 21.0% 22.1% 1.12% 1.03%

American Indian, Eskimo 0.1% 0.1% 0.1% 0.00% 0.00% 0.2% 0.2% 0.2% 0.00% 0.00%

Asian, Pacific Islander 5.7% 8.0% 9.7% 3.84% 3.93% 2.2% 3.4% 4.2% 4.96% 4.32%

Other 1.5% 6.1% 6.4% 16.87% 0.96% 1.8% 2.0% 2.2% 1.18% 1.92%

Hispanic 1/ 1.5% 2.6% 3.0% 6.30% 2.90% 1.4% 1.9% 2.2% 3.45% 2.98%

Median HH Income $64,308 $81,255 $85,471 2.63% 1.02% $50,554 $65,621 $69,113 2.94% 1.04%

Average HH Income $112,812 $130,346 $141,513 1.62% 1.66% $68,436 $85,713 $90,294 2.53% 1.05%

Owner-Occupied HUs 2,961          2,823          2,790          -0.53% -0.24% 299,591        299,517        297,372        0.00% -0.14%

Renter-Occupied HUs 2,405          2,401          2,349          -0.02% -0.44% 104,666        106,970        107,457        0.24% 0.09%

Vacant Housing Units 480             725             809             4.69% 2.21% 19,492          30,126          34,211          4.96% 2.58%

2000 2009 2014

00-'08

CAGR

08-'13

CAGR 2000 2009 2014

00-'08

CAGR

08-'13

CAGR

St. Louis MSA USA

Clayton St. Louis County

2000 2009 2014 2000 2009 2014

Population 2,698,687   2,850,518   2,920,927   0.61% 0.49% 278,049,507 306,109,789 320,322,004 1.07% 0.91%

Households 1,048,279   1,120,241   1,152,348   0.74% 0.57% 104,281,646 115,219,232 120,757,470 1.11% 0.94%

Avg. HH Size 2.52            2.49            2.49            -0.13% 0.00% 2.59              2.59              2.59              0.00% 0.00%

Race

White 78.9% 77.2% 76.3% -0.24% -0.23% 75.3% 72.2% 70.5% -0.47% -0.48%

Black 17.7% 18.5% 18.8% 0.49% 0.32% 12.4% 12.8% 12.9% 0.35% 0.16%

American Indian, Eskimo 0.2% 0.2% 0.3% 0.00% 8.45% 0.8% 0.9% 0.9% 1.32% 0.00%

Asian, Pacific Islander 1.4% 2.0% 2.4% 4.04% 3.71% 3.6% 4.5% 5.0% 2.51% 2.13%

Other 1.7% 2.0% 2.2% 1.82% 1.92% 7.8% 9.7% 10.7% 2.45% 1.98%

Hispanic 1/ 1.5% 2.0% 2.3% 3.25% 2.83% 12.5% 15.7% 17.5% 2.56% 2.19%

Median HH Income $44,035 $57,853 $59,820 3.08% 0.67% $42,148 $54,710 $56,927 2.94% 0.80%

Average HH Income $57,004 $71,959 $75,000 2.62% 0.83% $56,645 $71,446 $74,485 2.61% 0.84%

Owner-Occupied HUs 751,363      803,883      829,541      0.75% 0.63% 69,050,962   76,285,206   80,925,041   1.11% 1.19%

Renter-Occupied HUs 296,919      315,589      323,098      0.68% 0.47% 35,269,811   38,921,024   39,781,333   1.10% 0.44%

Vacant Housing Units 84,996        121,763      129,496      4.07% 1.24% 10,191,601   14,530,515   15,531,069   4.02% 1.34%

1/ Hispanic origin is a subset of other race categories
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Age 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change

0-14 2,014             15.7% 1,715             11.1% 1,631             10.7% -4.9% 211,394           20.8% 191,430           19.1% 188,384           19.0% -1.6%

15-24 1,924             15.0% 5,007             32.4% 4,894             32.1% -2.2% 129,072           12.7% 130,293           13.0% 123,937           12.5% -4.9%

25-44 4,142             32.3% 3,601             23.3% 3,522             23.1% -2.2% 293,715           28.9% 252,567           25.2% 248,865           25.1% -1.5%

45-64 2,886             22.5% 3,261             21.1% 3,156             20.7% -3.2% 238,834           23.5% 278,626           27.8% 270,678           27.3% -2.9%

65+ 1,834             14.3% 1,885             12.2% 2,043             13.4% 8.4% 142,284           14.0% 147,331           14.7% 159,631           16.1% 8.3%

TOTAL: 12,825           15,453           15,247           -1.3% 1,016,315 1,002,250 991,496 -1.1%

Age 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change

0-14 582,916         21.6% 575,805         20.2% 587,106         20.1% 2.0% 59,502,594      21.4% 61,528,068      20.1% 64,705,045      20.2% 5.2%

15-24 358,925         13.3% 381,969         13.4% 373,879         12.8% -2.1% 38,648,881      13.9% 42,855,370      14.0% 43,563,793      13.6% 1.7%

25-44 806,907         29.9% 752,537         26.4% 762,362         26.1% 1.3% 83,970,951      30.2% 82,649,643      27.0% 84,565,009      26.4% 2.3%

45-64 596,410         22.1% 766,789         26.9% 776,967         26.6% 1.3% 61,170,892      22.0% 79,588,545      26.0% 82,643,077      25.8% 3.8%

65+ 348,131         12.9% 373,418         13.1% 420,613         14.4% 12.6% 34,478,139      12.4% 39,182,053      12.8% 45,165,403      14.1% 15.3%

TOTAL: 2,698,687      2,850,518      2,920,927      2.5% 278,049,507 306,109,789 320,322,004 4.6%

Note: Numbers may not add due to rounding

Source: ESRI Business Analyst; AECOM, 2009

Age 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change

   Age 0 - 4 487                3.8% 448                2.9% 442                2.9% -1.3% 64,028             6.3% 61,137             6.1% 60,481             6.1% -1.1%

   Age 5 - 9 693                5.4% 572                3.7% 549                3.6% -4.0% 72,158             7.1% 64,144             6.4% 62,464             6.3% -2.6%

   Age 10 - 14 834                6.5% 695                4.5% 640                4.2% -7.9% 75,207             7.4% 66,149             6.6% 65,439             6.6% -1.1%

   Age 15 - 19 923                7.2% 2,859             18.5% 2,760             18.1% -3.5% 71,142             7.0% 69,155             6.9% 63,456             6.4% -8.2%

   Age 20 - 24 1,000             7.8% 2,148             13.9% 2,135             14.0% -0.6% 57,930             5.7% 61,137             6.1% 60,481             6.1% -1.1%

Age 25 34 2 116 16 5% 1 901 12 3% 2 013 13 2% 5 9% 128 056 12 6% 120 270 12 0% 125 920 12 7% 4 7%

St. Louis MSA USA

Appendix Table 2: Population by Age

Clayton Downtown Retail Analysis

Clayton St. Louis County

Clayton Downtown Retail Analysis

Appendix Table 2: Population by Age

Clayton St. Louis County

Age 25 - 34 2,116             16.5% 1,901             12.3% 2,013             13.2% 5.9% 128,056 12.6% 120,270 12.0% 125,920 12.7% 4.7%

   Age 35 - 44 2,026             15.8% 1,700             11.0% 1,509             9.9% -11.2% 165,659           16.3% 132,297           13.2% 122,946           12.4% -7.1%

   Age 45 - 54 1,885             14.7% 1,901             12.3% 1,723             11.3% -9.4% 146,349           14.4% 156,351           15.6% 139,801           14.1% -10.6%

   Age 55 - 64 1,000             7.8% 1,360             8.8% 1,433             9.4% 5.4% 92,485             9.1% 122,275           12.2% 130,877           13.2% 7.0%

   Age 65 - 74 834                6.5% 804                5.2% 991                6.5% 23.3% 73,175             7.2% 71,160             7.1% 86,260             8.7% 21.2%

   Age 75 - 84 680                5.3% 649                4.2% 625                4.1% -3.7% 50,816             5.0% 52,117             5.2% 48,583             4.9% -6.8%

   Age 85+ 321                2.5% 433                2.8% 427                2.8% -1.3% 18,294             1.8% 24,054             2.4% 24,787             2.5% 3.0%

Total 12,825           15,453           15,247           -1.3% 1,016,315 1,002,250 991,496 -1.1%

Age 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total % Change

   Age 0 - 4 178,113         6.6% 190,985         6.7% 192,781         6.6% 0.9% 18,907,366      6.8% 20,815,466      6.8% 21,781,896      6.8% 4.6%

   Age 5 - 9 199,703         7.4% 190,985         6.7% 195,702         6.7% 2.5% 20,297,614      7.3% 20,509,356      6.7% 21,461,574      6.7% 4.6%

   Age 10 - 14 205,100         7.6% 193,835         6.8% 198,623         6.8% 2.5% 20,297,614      7.3% 20,203,246      6.6% 21,461,574      6.7% 6.2%

   Age 15 - 19 197,004         7.3% 199,536         7.0% 189,860         6.5% -4.8% 20,019,565      7.2% 21,733,795      7.1% 21,141,252      6.6% -2.7%

   Age 20 - 24 161,921         6.0% 182,433         6.4% 184,018         6.3% 0.9% 18,629,317      6.7% 21,121,575      6.9% 22,422,540      7.0% 6.2%

   Age 25 - 34 358,925         13.3% 364,866         12.8% 385,562         13.2% 5.7% 39,483,030      14.2% 40,712,602      13.3% 43,563,793      13.6% 7.0%

   Age 35 - 44 447,982         16.6% 387,670         13.6% 376,800         12.9% -2.8% 44,487,921      16.0% 41,937,041      13.7% 41,001,217      12.8% -2.2%

   Age 45 - 54 364,323         13.5% 438,980         15.4% 406,009         13.9% -7.5% 37,258,634      13.4% 44,692,029      14.6% 43,243,471      13.5% -3.2%

   Age 55 - 64 232,087         8.6% 327,810         11.5% 370,958         12.7% 13.2% 23,912,258      8.6% 34,896,516      11.4% 39,399,606      12.3% 12.9%

   Age 65 - 74 183,511         6.8% 188,134         6.6% 233,674         8.0% 24.2% 18,073,218      6.5% 20,203,246      6.6% 25,625,760      8.0% 26.8%

   Age 75 - 84 121,441         4.5% 128,273         4.5% 125,600         4.3% -2.1% 12,234,178      4.4% 13,162,721      4.3% 13,453,524      4.2% 2.2%

   Age 85+ 43,179           1.6% 57,010           2.0% 61,339           2.1% 7.6% 4,170,743        1.5% 5,816,086        1.9% 6,086,118        1.9% 4.6%

Total 2,698,687      2,850,518      2,920,927      2.5% 278,049,507 306,109,789 320,322,004 4.6%

Note: Numbers may not add due to rounding

Source: ESRI Business Analyst; AECOM, 2009

St. Louis MSA USA
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Household Income 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total

'08-'13

%

Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total

'08-'13

%

Change

< $25,000 712                13% 485                9% 458                9% -5.7% 84,563              21% 56,090              14% 54,201              13% -3.4%

$25,000 - $49,999 1,301             25% 1,279             25% 828                16% -35.3% 114,908            28% 115,431            28% 83,324              21% -27.8%

Subtotal: Under $50,000: 2,013             1,764             1,285             -27.2% 199,471            171,520            137,525            -19.8%

$50,000 - $74,999 951                18% 914                18% 828                16% -9.4% 85,372              21% 85,760              21% 80,088              20% -6.6%

$75,000 - $99,999 441                8% 835                16% 925                18% 10.8% 48,553              12% 70,315              17% 80,897              20% 15.0%

Subtotal: $50,000-$99,999: 1,391             1,749             1,753             0.3% 133,925            156,075            160,985            3.1%

$100,000 - $149,999 738                14% 694                13% 694                14% 0.0% 42,079              10% 56,090              14% 57,841              14% 3.1%

$150,000 + 1,168             22% 1,342             26% 1,414             28% 5.4% 28,727              7% 45,522              11% 48,134              12% 5.7%

Subtotal: $100,000-$150,000+: 1,907             2,036             2,108             3.5% 70,806              101,612            105,975            4.3%

TOTAL: 5,311             5,220             5,141             -1.5% 404,607            406,446            404,486            -0.5%

'08 '13 '08 '13

USASt. Louis MSA

Appendix Table 3: Household Income Characteristics

Clayton Downtown Retail Analysis

Clayton St. Louis County

Household Income 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total

'08-'13

%

Change 2000

% of 

Total 2009

% of 

Total 2014

% of 

Total

'08-'13

%

Change

< $25,000 276,989         26% 208,363         19% 202,812         18% -2.7% 29,945,548       29% 24,080,584       21% 23,668,243       20% -1.7%

$25,000 - $49,999 311,612         30% 332,709         30% 258,124         22% -22.4% 30,571,587       29% 33,758,905       29% 27,773,959       23% -17.7%

Subtotal: Under $50,000: 588,601         541,073         460,936         -14.8% 60,517,136       57,839,489       51,442,202       -11.1%

$50,000 - $74,999 220,332         21% 237,489         21% 253,515         22% 6.7% 20,346,278       20% 24,541,456       21% 27,170,177       23% 10.7%

$75,000 - $99,999 115,412         11% 189,319         17% 202,812         18% 7.1% 10,642,669       10% 16,245,753       14% 17,630,426       15% 8.5%

Subtotal: $50,000-$99,999: 335,744         426,809         456,327         6.9% 30,988,947       40,787,209       44,800,603       9.8%

$100,000 - $149,999 80,788           8% 133,308         12% 149,804         13% 12.4% 8,034,171         8% 13,480,518       12% 14,611,518       12% 8.4%

$150,000 + 43,017           4% 78,416           7% 84,121           7% 7.3% 4,799,635         5% 8,641,358         8% 9,660,507         8% 11.8%

Subtotal: $100,000-$150,000+: 123,806         211,724         233,925         10.5% 12,833,806       22,121,876       24,272,025       9.7%

TOTAL: 1,049,200      1,120,233      1,152,340      2.9% 104,339,889     115,218,105     120,756,343     4.8%

Note: Numbers may not add due to rounding

Source: ESRI Business Analyst; AECOM, 2009
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Appendix Table 4: Detailed 2008 Households by Household Income

Clayton Downtown Retail Analysis

Clayton St. Louis County St. Louis MSA

# % # % # %

   < $15,000 308 5.9% 28,451 7.0% 112,023 10.0%

   $15,000 - $24,999 177 3.4% 27,638 6.8% 96,340 8.6%

   $25,000 - $34,999 261 5.0% 38,206 9.4% 112,023 10.0%

   $35,000 - $49,999 684 13.1% 54,464 13.4% 163,554 14.6%

   $50,000 - $74,999 914 17.5% 85,760 21.1% 237,489 21.2%

   $75,000 - $99,999 835 16.0% 70,315 17.3% 189,319 16.9%

   $100,000 - $149,999 694 13.3% 56,090 13.8% 133,308 11.9%

Clayton St. Louis County St. Louis MSA

, , , ,

   $150,000 - $199,999 470 9.0% 21,948 5.4% 41,449 3.7%

   $200,000 + 872 16.7% 23,574 5.8% 36,968 3.3%

Source: ESRI Business Analyst; AECOM, 2009

Appendix Figure 1: Share of Households by Household Income

Clayton Downtown Retail Analysis
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Source: ESRI; AECOM, 2009.
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Appendix Table 5: Employment Projections

Clayton Downtown Retail Analysis

2000 2005 2009 2015 2020 2025

Mining and Construction 46,328 44,333 47,153 51,347 54,816 58,266

Manufacturing 87,504 72,279 72,207 71,920 71,532 71,027

Transport, Comm & Public Utilities 51,546 46,341 49,540 54,500 58,771 63,156

Wholesale and Retail Trade 180,973 184,603 191,056 200,515 208,186 215,652

Finance, Insurance & Real Estate 76,317 82,523 87,500 95,028 101,360 107,746

Services 277,287 290,238 312,304 346,104 375,002 404,631

Federal Civilian and Military Governments 10,012 9,632 9,814 10,080 10,292 10,491

State And Local Government 50,040 51,588 53,488 56,354 58,760 61,188

Total 780,007 781,537 823,062 885,848 938,719 992,157

Note: Includes part-time and self employed.

Source: Woods and Poole; AECOM, 2009

St. Louis County
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Appendix!Figure!3:!St.!Louis!County!Total!Private!Employment
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Appendix Table 6: St. Louis County Fastest Growing and Shrinking Industries, 2004-2009

Clayton Downtown Retail Analysis

Fastest Growing Industries 2004 2005 2006 2007 2008 2009

CAGR

2004-

2009

2009

Share of 

Private

Emp
2-Digit Level
22 - Utilities 715 654 747 854 940 1,003 7% 0%
62 - Health care and social assistance 69,685 70,892 75,301 76,150 77,882 78,885 3% 15%
55 - Management of companies and enterprises 25,394 26,543 27,715 27,220 27,555 26,629 1% 5%
54 - Professional and technical services 39,162 41,196 41,680 40,950 41,242 40,256 1% 8%

3-Digit Level
519 - Other Information Services 16 15 17 171 210 197 65.22% 0%
515 - Broadcasting (except Internet) 600 517 536 1,244 1,268 1,553 20.95% 0%
525 - Funds, Trusts & Other Financial Vehicles 191 204 210 270 302 320 10.87% 0%
115 - Agriculture and forestry support activit 84 78 71 92 140 123 7.93% 0%
221 - Utilities 715 654 747 854 940 1,003 7.00% 0%
454 - Nonstore Retailers 1,830 1,982 2,245 2,411 2,515 2,423 5.77% 0%
523 Fi i l I t t & R l t d A ti it 3 726 3 886 4 029 4 231 4 557 4 691 4 71% 1%523 - Financial Investment & Related Activity 3,726 3,886 4,029 4,231 4,557 4,691 4.71% 1%
622 - Hospitals 23,698 24,090 26,224 26,508 27,221 27,680 3.16% 5%
624 - Social Assistance 7,856 8,092 8,488 8,551 9,034 9,157 3.11% 2%
623 - Nursing and Residential Care Facilities 12,657 12,368 13,117 13,214 13,862 14,200 2.33% 3%
517 - Telecommunications 7,113 7,272 8,220 8,088 7,317 7,912 2.15% 2%

2-Digit Industries Losing Employment 2004 2005 2006 2007 2008 2009

CAGR

2004-

2009

2009

Share of 

Total

Private

Employ

ment
61 - Educational services 19,540 20,452 21,236 12,250 12,568 12,514 -8.53% 2%
23 - Construction 35,360 35,101 35,893 36,217 34,932 28,303 -4.35% 5%
48 - Transportation and Warehousing 19,902 19,429 18,827 NA 18,865 17,526 -2.51% 3%
81 - Other services, except public administra 21,065 20,478 20,574 20,131 19,850 19,017 -2.02% 4%
44 - Retail Trade 74,021 74,829 73,204 72,836 71,147 66,926 -2.00% 13%

Source: Missouri Economic Research and Information Center, Using Data from the Bureau of Labor Statistics Quarterly Census of Employment and 

Wages; AECOM, 2009
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01-'02 '02-03 '03-04 '04-05 '05-06 '06-07 '07-08 TOTAL

Inflow 25,338 24,439       23,993       24,000       24,938       23,487       24,715       145,572

Outflow (27,867) (27,387) (27,764) (27,755) (28,050) (26,997) (27,436) (165,389)

Net Migration: (2,529)        (2,948)        (3,771)        (3,755)        (3,112)        (3,510)        (2,721)        (19,817)

Source: IRS Statistics of Income; AECOM, 2009

Appendix Table 7: Summary of Net Migration, 2001-2007

Clayton Downtown Retail Analysis
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Appendix Figure 4: Net Migration (Households) for St. Louis County

Clayton Downtown Retail Analysis
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Source County Rank '00-'01 '01-'02 '02-'03 '03-'04 '04-'05 '05-'06 06-'07

Avg

Annual #

St. Louis City, MO 1 8,043 7,539 7,638 7,869 7,924 7,430 7,806 7,750     54,249
St. Charles County, MO 2 2,215 2,067 2,127 2,148 2,298 2,188 2,365 2,201     15,408
Jefferson County, MO 3 1,813 1,893 1,835 1,754 1,868 1,858 1,962 1,855     12,983
St. Clair County, IL 4 539    508    545    490    470    489    542    512        3,583
Madison County, IL 5 568    483    449    515    501    471    537    503        3,524
Franklin County, MO 6 409    385    412    388    444    423    390    407        2,851
Cook County, IL 7 370    367    377    343    358    323    347    355        2,485
Boone County, MO 8 273    253    272    275    293    318    307    284        1,991
Los Angeles County, CA 9 167    188    183    193    146    179    150    172        1,206
Greene County, MO 11 205    163    152    169    156    170    167    169        1,182
Cape Girardeau County, MO 12 148    155    132    149    146    140    137    144        1,007
Johnson County, KS 13 162    136    146    149    136    122    109    137        960        
Maricopa County, AZ 14 139    138  123  122  118  99    124   123      863      

Appendix Table 8: Top Counties for Migration to St. Louis County

Clayton Downtown Retail Analysis

Household In-Migration Total

Maricopa County, AZ 14 139 138 123 122 118 99 124 123 863
Lincoln County, MO 15 118    83      111    105    139    108    119    112        783        
San Diego County, CA 16 115    135    105    96      104    97      102    108        754        
St. Francois County, MO 17 108    117    82      82      113    102    119    103        723        
Harris County, TX 18 123    116    102    103    94      84      92      102        714        
Monroe County, IL 19 85      75      88      85      111    89      106 91          639        
Dallas County, TX 20 104    98      82      96      86      94      89      93          649        
Total 15,704 14,899 14,961 15,131 15,505 14,784 15,570 12,998 90,984

62.0% 61.0% 62.4% 63.0% 62.2% 62.9% 63.0% 53.2% 53.2%

15,704 14,899 14,961 15,131 15,505 14,784 15,570 15,222 106,554

9,634 9,540 9,032 8,869 9,433 8,703 9,145 9,194 64,356
25,338 24,439 23,993 24,000 24,938 23,487 24,715 24,416 170,910

Source: IRS Statistics of Income; AECOM, 2009

Other Counties & Foreign

Top 20 Counties

% of Total In-Migration

Total In-Migration
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Source State Rank '00-'01 '01-'02 '02-'03 '03-'04 '04-'05 '05-'06 06-'07

Avg

Annual #

Missouri 1 14,358   13,651   13,748   13,838   14,436   13,692   14,453   14,025   98,176
Illinois 2 2,201     2,053     2,114     2,074     2,081     1,996     2,187     2,101     14,706
California 3 587        647        618        577        560        532        521        577        4,042
Texas 4 542        461        412        442        400        373        439        438        3,069
Florida 5 395        397        359        390        408        375        384        387        2,708
Kansas 6 253        204        226        217        187        188        168        206        1,443
Colorado 7 224        230        210        181        169        185        160        194        1,359
Michigan 8 151        168        222        157        157        172        247        182        1,274
Ohio 9 148        196        116        156        163        180        163        160        1,122
Georgia 10 171        199       152        165        128        161        125        157        1,101
Total 19,030 18,206 18,177 18,197 18,689 17,854 18,847 15,736 110,153

% of Total In-Migration 75.1% 74.5% 75.8% 75.8% 74.9% 76.0% 76.3% 64.5% 64.5%

Appendix Table 9: Top States for Migration to St. Louis County

Clayton Downtown Retail Analysis

Household In-Migration Total

19,030 18,206 18,177 18,197 18,689 17,854 18,847 18,429 129,000

6,308 6,233 5,816 5,803 6,249 5,633 5,868 5,987 41,910
Total In-Migration 25,338 24,439 23,993 24,000 24,938 23,487 24,715 24,416 170,910

Source: IRS Statistics of Income; AECOM, 2009

Migration from Other States and Foreign

Total In-Migration from Top 10 States
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Appendix Table 10: Building Permit Data, 1999-2008

Clayton Downtown Retail Analysis

Single-Family Multi-Family Single-Family Multi-Family Single-Family Multi-Family

1999 15 0 2,209 673 10,591 2,149

2000 17 22 1,993 698 9,639 2,669

2001 6 110 1,868 586 10,060 1,968

2002 9 27 1,673 507 11,302 3,041

2003 14 6 1,969 288 12,489 2,581

2004 14 123 2,147 478 13,472 2,248

2005 15 32 0 386 0 2,144

2006 10 86 1,431 0 10,138 0

2007 14 44 1,234 224 8,207 2,196

2008 7 0 620 105 4,656 1,079

Total 121 450 15,144 3,945 90,554 20,075

1999 - 2008 Avg Annl 12 45 1,514 395 9,055 2,008

1999-2003

Clayton St. Louis County St. Louis MSA

1999-2003

Total Permitted Units 61 165 9,712 2,752 54,081 12,408

Average Annual 12 33 1,942 550 10,816 2,482

2004-2008

Total Permitted Units 60 285 5,432 1,193 36,473 7,667

Average Annual 12 57 1,086 239 7,295 1,533

Source: US Census Bureau; AECOM, 2009
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Appendix Figure 5: City of Clayton Residential Building Permits by Type, 1999-2008

Clayton Downtown Retail Analysis

Source: Census Bureau, as reported on US Department of Housing and Urban Development, SOCDS; AECOM, 2009

Appendix Figure 6: St. Louis County Residential Building Permits by Type, 1999-2008

Clayton Downtown Retail Analysis
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Avg. Ann'l

Employment Sector 2009-2015 2015-2020 2009-2020

Mining 10% 1,215 1,485 245.5

Construction 20% 154,980 184,455 30,857.7

Manufacturing 20% (10,125) (20,250) (2,761.4)

Appendix Table 11: St. Louis County Employment Based Office Demand

Clayton Downtown Retail Analysis

% Office 

Users  /1

Total Demand for New Space

(SF)

Trans./Comm./Public Utilities 70% 649,058 804,825 132,171.1

Wholesale Trade 30% 170,168 190,823 32,817.3

Retail Trade 30% 363,150 432,135 72,298.6

Finance/Insurance/Real Estate 90% 1,269,270 1,537,380 255,150.0

Services 50% 3,161,588 3,891,938 641,229.5

Government 70% 28,980 32,918 5,627.0

Demand From New Employment: 5,788,283 7,055,707 1,167,635

Plus Vacancy Adjustment: /2 289,414 352,785 58,382

Plus Cumulative Replacement Demand: /3 289,414 352,785 58,382

TOTAL DEMAND (In 000s of Sq. Ft.): 6,367,000 7,761,000 1,284,000

2/ This allows for a 5% frictional vacancy rate in new space delivered to the market

3/ This represents new space required by existing businesses to replace obsolete or otherwise unusable space.  This is 

assumed to represent 5% of total implied demand

Source: Woods & Poole, Inc; AECOM, 2009

1/ Reflects office-using employees in each employment sector
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Appendix Table 12: Clayton CBD Trade Area Demographics

Clayton CBD Retail Analysis

City of Clayton, MO

Primary Secondary Tertiary Total

Population
2000 1,629 114,559 201,974 318,162

2009 1,636 111,199 197,127 309,962

2014 1,636 109,428 194,974 306,038

Annual Growth Rate 2000-2009 0.1% -0.6% -0.5% -0.5%

Projected Annual Growth Rate 2009-2014 0.0% -0.3% -0.2% -0.3%

Households
2000 324 50,491 87,291 138,106

2009 332 49,655 85,952 135,939

2014 332 49,095 85,401 134,828

Annual Growth Rate 2000-2009 0.5% -0.3% -0.3% -0.3%Annual Growth Rate 2000 2009 0.5% 0.3% 0.3% 0.3%

Projected Annual Growth Rate 2009-2014 0.0% -0.2% -0.1% -0.2%

2009 Income Profile
Per Capita Income $39,967 $36,859 $28,884 n/a

Median Household $85,981 $54,737 $47,196 n/a

% of Total Households Earning $75,000 or above 43.10% 21.50% 15.10% n/a

2009 Average Household Retail Expenditure /1 31,513$     18,983$     15,344$     n/a

Source: ESRI, 2009; AECOM, January 2010

1/ Includes the following retail categories: Food and Non Alcoholic Beverages at home, Prescription Drugs, Nonprescription Drugs, 

Personal Care Products, Alcoholic Beverages, Apparel, Computer Hardware/Software, Audio and Video Equipment, Household 

Textiles, Furniture, Floor Coverings, Major Appliances, Housewares, Small Appliances, Housekeeping Supplies, Pets, Toys and 

Games, Sports/Recreation/Exercise Equipment, Photo Equipment and Supplies, Reading, and Food Away From Home. Avg. U.S. 

Household Expenditures in these categories equal approx. $17,000/year.
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Appendix Table 13: 2009 Clayton CBD Retail Supply and Estimated Sales

Clayton CBD Retail Analysis

City of Clayton, MO

Existing 

SF

Est 

Sales

Productivity Est Sales

70% of 

Total CBD 

sales

2009 Total 

Primary and 

Secondary TA 

Spending

Est. Existing 

CBD Capture 

of Primary & 

Secondary TA 

Spending

20% of Total 

CBD Sales

2009 Total 

Tertiary TA 

Spending

Est. Existing 

CBD Capture 

of Tertiary TA 

Spending

Convenience/Personal Care 94,912 $200 $18,982,434 $13,287,704 $306,006,831 4% $4,745,609 $430,143,470 1%

Specialty Retail/Shoppers Goods 70,936 $200 $14,187,183 $9,931,028 $446,954,286 2% $3,546,796 $615,747,780 1%

Food and Beverage 198,971 $200 $39,794,202 $27,855,941 $184,137,062 15% $9,948,550 $387,689,705 3%

Total 364,819 $72,963,818 $51,074,673 $937,098,179 5% $18,240,955 $1,433,580,954 1%
Source: ESRI Business Analyst AECOM, January 2010

Primary & Secondary Residential TA 

Estimated Existing Capture

Tertiary Residential TA Estimated Existing 

Capture

Page 61



Appendix Table 14: 2014 Estimated CBD Potential Retail Capture Rates by Market

Clayton CBD Retail Analysis

City of Clayton, MO

Visitors Employees Primary Secondary Tertiary Inflow

Convenience
Food & beverage stores 40.0% 40.0% 50.0% 10.0% 1.0% 1.0%

Health & personal care stores 40.0% 40.0% 50.0% 5.0% 1.0% 1.0%

Shoppers Goods
General merchandise stores 5.0% 5.0% 5.0% 5.0% 1.0% 1.0%

Clothing & clothing accessories stores 10.0% 10.0% 10.0% 5.0% 1.0% 2.5%

Sporting goods, hobby, book, & music stores 5.0% 5.0% 10.0% 5.0% 1.0% 1.0%

Furniture & home furnishings stores 5.0% 5.0% 10.0% 5.0% 1.0% 5.0%

Electronics & appliance stores 5.0% 5.0% 10.0% 5.0% 1.0% 1.0%

Residential Trade Areas

Miscellaneous store retailers 10.0% 5.0% 10.0% 5.0% 1.0% 1.0%

Eating and Drinking
Full-Service 30.0% 50.0% 25.0% 10.0% 5.0% 10.0%

Limited-Service 30.0% 65.0% 30.0% 5.0% 2.0% 10.0%
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Appendix Table 15: 2014 Est. Retail Productivity Rates by Store Type

Clayton CBD Retail Analysis

City of Clayton, MO

Sales Per SF Low High Median

Convenience
Food & beverage stores $400 $450 $425

Health & personal care stores $400 $600 $500

Shoppers Goods
General merchandise stores $250 $300 $275

Clothing & clothing accessories stores $300 $350 $325

Sporting goods, hobby, book, & music stores $250 $300 $275

Furniture & home furnishings stores $250 $300 $275

Electronics & appliance stores $450 $550 $500

Miscellaneous store retailers $250 $300 $275Miscellaneous store retailers $250 $300 $275

Eating and Drinking
Full-Service $450 $550 $500

Limited-Service $450 $500 $475

Avg (not weighted) $336 $409 $373
Source: Urban Land Institute 2008 Dollars and Cents of Shopping Centers; AECOM, January 2010
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Appendix Table 16: Est. Clayton CBD Employee Spending

Clayton CBD Retail Analysis

City of Clayton, MO

2009 2014

Employees within Study Area/ 1 35,000 35,900

Employment Growth Rate/New Employees 0.500%

Share of Employee Sales from Residents in: /2

Primary Trade Area (CBD) 0.3% 0.3%

Secondary Trade Area (0-3 mi, net of CBD) 12.0% 12.0%

Tertiary Trade Area (3-5 mi) 11.2% 11%

Per Employee Spending /3 Total

Closer to the 

Office

Lunch $1,576 $1,576

Shoppers Goods $3,249 $1,105

Convenience Goods $2,625 $892

Dinner/Drinks $757 $189

Total Annual Estimated Spending Per Employee $8,207 $3,762

Per Employee 

Spending--

Total

Per

Employee 

Spending

Closer to 

Work

2009

Downtown 

Clayton 

Employee 

Spending

2014

Downtown 

Clayton 

Employee 

Spending

 Capture 

Rate

 2014 

Captured

Spending

Convenience Retail

Food & beverage stores $1,312 $446 $15,615,935 $16,017,488 40% $6,406,995

Health & personal care stores $1 312 $446 $15 615 935 $16 017 488 40% $6 406 995Health & personal care stores $1,312 $446 $15,615,935 $16,017,488 40% $6,406,995

$2,625 $892 $31,231,871 $32,034,976 $12,813,990

Shoppers Goods Retail

General merchandise stores $1,574 $535 $18,736,343 $19,218,135 5% $960,907

Clothing & clothing accessories stores $754 $256 $8,973,358 $9,204,102 10% $920,410

Sporting goods, hobby, book, & music stores $205 $70 $2,434,828 $2,497,438 5% $124,872

Furniture & home furnishings stores $253 $86 $3,016,014 $3,093,569 5% $154,678

Electronics & appliance stores $326 $111 $3,875,087 $3,974,733 5% $198,737

Miscellaneous store retailers $137 $47 $1,627,662 $1,669,517 5% $83,476

$3,249 $1,105 $38,663,294 $39,657,493 $2,443,080

Restaurants

Full-Service $1,356 $930 $32,550,612 $33,387,628 50% $16,693,814

Limited-Service $977 $835 $29,238,609 $29,990,459 65% $19,493,799

$2,333 $1,765 $61,789,221 $63,378,087 $36,187,612

1/ City of Clayton CBD Employment Estimate. Census Longitudnal Employment Data suggests approximately 22,000.

2/ Census Longitudnal Employment Patterns, "On the Map," 2008

3/ Based on International Council of Shopping Centers Office Worker Spending Patterns, 2007, adjusted for inflation to 2009 dollars

Source: As Noted; AECOM, January 2010
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Appendix Table 17: Est. Clayton CBD Visitor Spending

Clayton CBD Retail Analysis

City of Clayton, MO

Hotel Rooms 841

Occupancy /1 60%

Days Per Year 365

Persons Per Party /1 1.5

Avg Length of Trip/ 1 2.5

Hotel Overnight Visitors 111,000

Visiting Friends and Family /2 15,246

Total Visitors 126,246

Per Night Hotel Expenditures (ADR) /1 $175

Expenditures by Category In-State

Out-of-

State

Share of 

Out of 

State

$ Per 

Day

Share of 

Non 

Lodging

Est. Per 

Person 

Clayton 

CBD

Lodging $180 $203 24% $19 0% $175

Meals/Food/Groceries $128 $159 19% $15 24% $56

Entertainment $59 $91 11% $9 14% $32

Shopping $139 $172 20% $16 26% $60

Transportation $96 $122 14% $12 19% $43

Attractions $51 $63 7% $6 10% $22

Other $58 $46 5% $4 7% $16

Total $712 $856 100% $81 $404

Per-person/Per-day $71 $81

Source: Strategic Marketing & Research, Inc., CY08 Ad & PR Effectiveness Study

Distribution of Visitor Expenditures by 

R t il St T E t t i t R t Sh i T t lRetail Store Type

% $ % $ % $ Per

Visitor

Total

Convenience

Food & beverage stores 0% $0 5% $3 0% $0 $3 $352,590

Health & personal care stores 0% $0 0% $0 20% $15 $15 $1,933,702

$18 $2,286,292

Other Retail

General merchandise stores 0% $0 0% $0 10% $8 $8 $966,851

Clothing & clothing accessories stores 0% $0 0% $0 15% $11 $11 $1,450,277

Sporting goods, hobby, book, & music stores 0% $0 0% $0 10% $8 $8 $966,851

Furniture & home furnishings stores 0% $0 0% $0 10% $8 $8 $966,851

Electronics & appliance stores 0% $0 0% $0 10% $8 $8 $966,851

Miscellaneous store retailers 0% $0 0% $0 25% $19 $19 $2,417,128

$61 $7,734,808

Eating and Drinking

Full-Service 25% $14 50% $28 0% $0 $41 $5,233,414

Limited-Service 25% $14 45% $25 0% $0 $39 $4,880,824

$80 $10,114,238

Total $54 $56 $77 $159 $20,135,338
1/ AECOM used best guess estimates based on industry experience of competitive supply and visitation in similar areas.

2/ Estimating 1 visitor per resident of Clayton in 2014

Source: Missouri Department of Tourism; as noted; AECOM, January 2010

Entertainment Rest Shopping Total
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Appendix Table 18: 2014 Total Resident Market Spending by Trade Area

Clayton CBD Retail Analysis

City of Clayton, MO

Primary Secondary Tertiary

Food & beverage stores 2,938,126$ 261,252,098$ 370,093,710$       

Health & personal care stores 490,789$ 41,711,595$ 60,767,847$         

Convenience Stores 3,428,915$ 302,963,694$ 430,861,557$       

General merchandise stores 2,395,610$ 213,324,114$ 299,672,408$       

Clothing & clothing accessories stores 1,147,325$ 103,220,859$ 142,551,812$       

Sporting goods, hobby, book, & music stores 311,315$ 27,683,050$ 38,675,840$         

Furniture & home furnishings stores 385,625$ 34,423,243$ 46,975,960$         

Electronics & appliance stores 495,465$ 44,478,232$ 62,217,765$         

Miscellaneous store retailers 208,111$ 18,598,372$ 26,009,239$         

Shoppers Goods Stores 4,943,451$ 441,727,870$ 616,103,024$       

Full Service 1,190,204$ 107,618,127$ 280,453,876$       

Limited Service 885,283$ 79,904,553$ 111,626,552$       

2,075,487$ 187,522,680$ 392,080,428$       

Total 10,447,853$ 932,214,244$ 1,439,045,009$

Primary Secondary Tertiary

Food & beverage stores 19,221$ 768,839$ 717,583$              

Health & personal care stores 19,221$ 768,839$ 717,583$              

Convenience Stores 38,442$ 1,537,679$ 1,435,167$           

General merchandise stores 2,883$ 115,309$ 107,622$              

Clothing & clothing accessories stores 2,761$ 110,449$ 103,086$              

Sporting goods, hobby, book, & music stores 375$                     14,985$                13,986$                

Furniture & home furnishings stores 464$                     18,561$                17,324$                

Electronics & appliance stores 596$                     23,848$                22,259$                

Miscellaneous store retailers 250$ 10 017$ 9 349$

2014

2014 Employee Spending By Resident Trade Area

Miscellaneous store retailers 250$ 10,017$ 9,349$

Shoppers Goods Stores 7,329$ 293,170$ 273,625$              

Full Service 50,081$ 2,003,258$ 1,869,707$           

Limited Service 58,481$ 2,339,256$ 2,183,305$           

108,563$ 4,342,513$ 4,053,013$           

Total 154,334$ 6,173,362$ 5,761,804$           

Primary Secondary Tertiary

Food & beverage stores 2,918,905$ 260,483,259$ 369,376,126$       

Health & personal care stores 471,568$ 40,942,756$ 60,050,264$         

Convenience Stores 3,390,473$ 301,426,015$ 429,426,390$       

General merchandise stores 2,392,728$ 213,208,805$ 299,564,787$       

Clothing & clothing accessories stores 1,144,564$ 103,110,410$ 142,448,726$       

Sporting goods, hobby, book, & music stores 310,940$ 27,668,066$ 38,661,854$         

Furniture & home furnishings stores 385,161$ 34,404,681$ 46,958,636$         

Electronics & appliance stores 494,869$ 44,454,384$ 62,195,507$         

Miscellaneous store retailers 207,861$ 18,588,355$ 25,999,890$         

Shoppers Goods Stores 4,936,121$ 441,434,701$ 615,829,399$       

Full Service 1,140,123$ 105,614,869$ 278,584,169$       

Limited Service 826,801$ 77,565,298$ 109,443,246$       

1,966,924$ 183,180,167$ 388,027,415$       

Total 10,293,519$ 926,040,882$ 1,433,283,205$

2014 Net Resident Spending

Source: ESRI; AECOM, January 2010
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Appendix Table 19: 2014 Estimated Potential Captured Resident Market Spending

Clayton CBD Retail Analysis

City of Clayton, MO

Primary Secondary Tertiary

Food & beverage stores 2,918,905$ 260,483,259$ 369,376,126$       

Health & personal care stores 471,568$ 40,942,756$ 60,050,264$         

Convenience Stores 3,390,473$ 301,426,015$ 429,426,390$       

General merchandise stores 2,392,728$ 213,208,805$ 299,564,787$       

Clothing & clothing accessories stores 1,144,564$ 103,110,410$ 142,448,726$       

Sporting goods, hobby, book, & music stores 310,940$ 27,668,066$ 38,661,854$         

Furniture & home furnishings stores 385,161$ 34,404,681$ 46,958,636$         

Electronics & appliance stores 494,869$ 44,454,384$ 62,195,507$         

Miscellaneous store retailers 207,861$ 18,588,355$ 25,999,890$         

Shoppers Goods Stores 4,936,121$ 441,434,701$ 615,829,399$       

Full Service 1,140,123$ 105,614,869$ 278,584,169$       

Limited Service 826,801$ 77,565,298$ 109,443,246$       

1,966,924$ 183,180,167$ 388,027,415$       

Total 10,293,519$ 926,040,882$ 1,433,283,205$

Primary Secondary Tertiary

Food & beverage stores 50% 10% 1%

Health & personal care stores 50% 5% 1%

General merchandise stores 5% 5% 1%

Clothing & clothing accessories stores 10% 5% 1%

Sporting goods, hobby, book, & music stores 10% 5% 1%

Furniture & home furnishings stores 10% 5% 1%

Electronics & appliance stores 10% 5% 1%

Miscellaneous store retailers 10% 5% 1%

Full Service 25% 10% 5%

Limited Service 30% 5% 2%

2014 Spending

Capture Rates

Limited Service 30% 5% 2%

Primary Secondary Tertiary

Total--All

Residental

Markets

Food & beverage stores $1,459,452 $26,048,326 $3,693,761 $31,201,539

Health & personal care stores $235,784 $2,047,138 $600,503 $2,883,424

Convenience Stores $1,695,236 $28,095,464 $4,294,264 $34,084,964

General merchandise stores $119,636 $10,660,440 $2,995,648 $13,775,725

Clothing & clothing accessories stores $114,456 $5,155,520 $1,424,487 $6,694,464

Sporting goods, hobby, book, & music stores $31,094 $1,383,403 $386,619 $1,801,116

Furniture & home furnishings stores $38,516 $1,720,234 $469,586 $2,228,336

Electronics & appliance stores $49,487 $2,222,719 $621,955 $2,894,161

Miscellaneous store retailers $20,786 $929,418 $259,999 $1,210,203

Shoppers Goods Stores $373,976 $22,071,735 $6,158,294 $28,604,005

Full Service $285,031 $10,561,487 $13,929,208 $24,775,726

Limited Service $248,040 $3,878,265 $2,188,865 $6,315,170

Restaurants $533,071 $14,439,752 $16,118,073 $31,090,896

Total Potential Sales $2,602,283 $64,606,951 $26,570,631 $93,779,865

Source: ESRI Business Analyst; AECOM, January 2010

Captured Spending
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Appendix Table 19: 2014 Estimated Potential Captured Resident Market Spending

Clayton CBD Retail Analysis

City of Clayton, MO

Residential Trade 

Areas Visitors Employees

Total Captured 

Sales

From All Markets

Food & beverage stores $31,201,539 $141,036 $6,406,995 $37,749,571

Health & personal care stores $2,883,424 $773,481 $6,406,995 $10,063,901

Convenience Stores $34,084,964 $914,517 $12,813,990 $47,813,471

General merchandise stores $13,775,725 $48,343 $960,907 $14,784,974

Clothing & clothing accessories stores $6,694,464 $145,028 $920,410 $7,759,902

Sporting goods, hobby, book, & music stores $1,801,116 $48,343 $124,872 $1,974,330

Furniture & home furnishings stores $2,228,336 $48,343 $154,678 $2,431,357

Electronics & appliance stores $2,894,161 $48,343 $198,737 $3,141,240

Miscellaneous store retailers $1 210 203 $241 713 $83 476 $1 535 391Miscellaneous store retailers $1,210,203 $241,713 $83,476 $1,535,391

Shoppers Goods Stores $28,604,005 $580,111 $2,443,080 $31,627,195

Full Service $24,775,726 $1,570,024 $16,693,814 $43,039,564

Limited Service $6,315,170 $1,464,247 $19,493,799 $27,273,216

$31,090,896 $3,034,271 $36,187,612 $70,312,780

Total $93,779,865 $4,528,899 $51,444,682 $149,753,446
Source: AECOM, January 2010
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Appendix Table 20: 2014 Total Estimated Potential Captured Spending Plus Inflow

Clayton CBD Retail Analysis

City of Clayton, MO

2014

Captured 

Spending

Inflow 

Rate

Total 

Spending

Food & beverage stores $37,749,571 1% $38,127,000

Health & personal care stores $10,063,901 1% $10,165,000

Convenience Stores $47,813,471 $48,292,000

General merchandise stores $14,784,974 1% $14,933,000

Clothing & clothing accessories stores $7,759,902 3% $7,954,000

Sporting goods, hobby, book, & music stores $1,974,330 1% $1,994,000

Furniture & home furnishings stores $2,431,357 5% $2,553,000

Electronics & appliance stores $3,141,240 1% $3,173,000

Miscellaneous store retailers $1 535 391 1% $1 551 000Miscellaneous store retailers $1,535,391 1% $1,551,000

Shoppers Goods Stores $31,627,195 $32,158,000

Full Service $43,039,564 10% $47,344,000

Limited Service $27,273,216 10% $30,001,000

$70,312,780 $77,345,000

Total $149,753,446 $157,795,000
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Appendix Table 21: 2014 Estimated Supportable Square Feet

Clayton CBD Retail Analysis

City of Clayton, MO

2014 Sales Low High

Food & beverage stores $38,127,000 $400 $450 95,300 84,700

Health & personal care stores $10,165,000 $400 $600 25,400 16900

Convenience Stores $48,292,000 120,700 101,600

General merchandise stores $14,933,000 $250 $300 59,700 49,800

Clothing & clothing accessories stores $7,954,000 $300 $350 26,500 22,700

Sporting goods, hobby, book, & music stores $1,994,000 $250 $300 8,000 6,600

Furniture & home furnishings stores $2,553,000 $250 $300 10,200 8,500

Electronics & appliance stores $3,173,000 $450 $550 7,100 5,800

Miscellaneous store retailers $1,551,000 $250 $300 6,200 5,200

Shoppers Goods Stores $32 158 000 117 700 98 600

Productivity Rate

Supportable SF

Shoppers Goods Stores $32,158,000 117,700 98,600

Full Service $47,344,000 $450 $550 105,200 86,100

Limited Service $30,001,000 $450 $500 66,700 60,000

$77,345,000 171,900 146,100

Total $157,795,000 410,300 346,300

Range of Supportable SF 346,300 - 410,300 square feet

Source: AECOM, January 2010
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% of 

Total Retail Total Retail % of Total Retail

District Name Businesses SF w/ Banks SF w/o Banks Total SF (w/o Banks)

Maryland Gateway 22 29,360                  29,360                  6.34% 8.05%
Park View 16 100,567                59,938                  21.71% 16.44%
Meramec Gateway 7 12,941                  7,734                    2.79% 2.12%
North Central 66 148,952                119,808                32.15% 32.87%
Central 11 67,687                  64,021                  14.61% 17.56%
East Village 37 103,749                83,658                  22.40% 22.95%

Total 159 463,256 364,519 100.00% 100.00%

Source: AECOM, 2010

Appendix Table 22: Clayton Downtown Retail Supply by Area
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Appendix Table 23: Benchmarking of Clayton with Comparable/Relevant Downtown Examples

Est.DT Estimated Est. DT Metro Area Avg Ann'l Avg Ann'l City Estimated Downtown Est. DT

City Metropolitan Area  DU's DT Residents Office Pop Population City Pop. MSA HH Income  HH Income DT Retail SF Office SF Hotel Rooms

Clayton St Louis MO 379                1,636            35,000         2,850,518 15,453 71,959$               130,346$ 364,819 6,942,872 841

Bellevue Seattle WA 2,750              6,050              53,000            3,428,566 118,000 86,819$                77,466$                3,693,000 8,667,000 815                 
Buckhead Atlanta GA 22,000            41,800            115,000          5,543,990 493,028 87,730$                121,000$              4,200,000 23,000,000 5,300              
Bethesda Washington DC 3,000              5,700              5,448,329 56,852 105,008$              169,333$              2,788,404 8,068,325 1,555              
Palo Alto San Francisco CA 21,200            6,436,964 59,681 83,209$                183,630$              1,100,000 5,300,000 458                 
Cherry Creek Denver CO 2,300              5,050              2,552,104 21,567 88,347$                70,092$                1,300,000 2,557,871 505                 
Evanston Chicago IL 3,990              5,187              9,756,941 59,681 83,654$                183,630$              707,000 2,537,726 749                 
Highland Park Chicago IL 1,680              3,527              9,756,941 28,174 83,654$                120,688$              890,000                846,001 149                 
Reston Washington DC 1,150              2,000 30,000 5,448,329 58,947 105,008$              134,550$ 1,700,000 6,000,000 650

Source: AECOM, 2010
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Park View Retail
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North Central Retail
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Meramec Gateway Retail
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Central Retail
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East Village Retail
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